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RE:

December 28,2017

Attn: Nicole Fairley

RWQCB

1515 Clay Street
Oakland, CA94612

Hond Delivered

5400 Hanna Ranch Road - McPhails Commercial Office
401 Water Quality Permit Application

Dear Ms. Fairley,

Please find enclosed a completed 401 Permit Application for the above reference project along with the
related attachments. A Table of Contents is included for your reference.

The subject site is a 4.9 acre parcel located at 5400 Hanna Ranch Road, Novato, CA, commonly referred
to as'McPhail's Site'. There are 0.14 acres of Jurisdictional Wetlands on the site. We have purchased

two mitigation credits from the Burdell Wetland Mitigation Bank equaling 0.2 acres of non-tidal
wetlands.

The City of Novato is reviewing a building permit application to construct 60,000 SF of office space and

related improvements. Building on top of these 0.14 acres of wetlands is unavoidable, as the City
requires L46 parking spaces and the proposed plan provides 1-47 spaces. In addition, in order to meet
new Water Board standards a considerable amount of the landscaping area will be utilized to
incorporate bioswales. Lastly, the City of Novato has required that the portion of Hanna Ranch Road

that fronts the site must be brought up to City Standards. This requires widening the road and building
curb and gutter along the perimeter of the site.

Please note that a check to cover the processing fee was already sent to your office and is in the
possession of Victor Aelion, with whom I have corresponded via email. Thank you for taking the time to
review our application. Please let me know if you require any additional information.

Sincerely,

Casey Clement

San Francisco BaY
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CLEAN WATER ACT YOT WATER QUALITY CERTIFICATION APPLICATION FORM
(Use only for multi-regional projects, otherwise use the appropriate Regional Board application form)

1. APPLICAI\TiAGENT INFOR}IATION

STATEMENT OF AUTHORZATION
I hereby authorize Casev Clement to act in my behalf as my agent in the

processing of this application, and to furnish upon request, supplemental information in support of this
permit application.

Applicant's Signature

lComplete only if applicable

2. PROJECT DESCRIPTION

Date

a) Applicant: P&K Hanna Ranch, LLC

Add19"q;;-2!-0_B_gl_V1efj"_4_"y,.n*l-vd,$99

Np.,+lp= C_A 94e*+9

Phone No. 415.456.8972

E-mail Address: PaulT@TBCom.com

b) Agentl: Casey Clement

AdS"19"9p_; $sr;e_ es_a"ppli"ee_nt _

s"+"tngg"tAp"p-ligg-{'-t

Have you previously contacted the Regional Board staff regarding this project? If 'yes' provide
information on date, person, and brief summary of subject matter.

a) Project Title: McPhails Commercial Offrce

b) Project Purpose: Construct 60,000 SF of Commercial Office Space spread over three structures. Fill
0.l4 acres of seasonal low-grade wetlands and mitigate for the loss with two credits purchased from the
Burdell Wetland Mitigation Bank equivalent to 0.2 acres of preserved wetlands.

c) Project Activities: Grading, paving and site improvements associated with a 60,000 sf office project.
Please find attached project plans for your review.

d) Proposed Schedule (start-up, duration, and completion dates): Commence construction in February
2018 and achieve substantial completion in February 2019
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3. FEDERAL LICENSES/PERMITS

a) Federal Agency(ies/File Number(s):

U.S. Army Corps of Engineers XX Other.

ri[9-N-o_,_(q)-(if kr-o-t
b) Permit Type(s) (please provide permit number(s) if known):

Nationwide Permit No.(s) Permit under review

Individual Permit Other

c) Does the project require any Federal Application(s), Notification(s) or Correspondence?

Yes xx Army Corps Nationwide Permit under review No

d) Provide copies of the license/permit/application.

4. OTIIER LICENSES/PERIVIITS/AGREEMENTS

a) Please list all other required, including local regulatory approvals (submit final or draft copy if
available). Include information on any De-watering, NPDES, and Storm Water permits.

Agency License/PermiUAsreement Permit No. Aooroval I)ate
City of Novato Building Permit 82016-2255 Under review

b) Does the project require a Federal Energy Regulatory Commission (FERC) license or amendment to a
FERC license?

No XX Yes httachapnlication



Indicate CEQA Document (submit final or draft copy if available*):

Note: Ample time must be provided to the certifing agency to properly review a final copy of valid CEQA
documentation before certification can occur.

Type of CEQA Document
Date of filing of Notice of Exemption/ Preparation and

Name of Lead Agency

Statutorv Exemption/Class Title

Categorical Exemption/Class Title

Neqative Declaration

Miti eated Neeative Declaration Initial Studv Attached - Ciw of Novato - November 2017

Environmental Impact Report

5. CALIFORNIA EI\-VIRONMENTAL OUALITY ACT (C

6. APPLICATION FEE
Provide an initial deposit of $600.00 for the application. Please write a check made out to the State Water
Resources Control Board.
Is a check enclosed? Yes XX No. Check Number Amount

7. PROJECT SITE DESCRIPTION - GE|I-ERAL (Include areas outside of US waters)

a) Project Location (attach map of suitable quality and detail):

Citv or Area: NOVATO CounW Marin Countv

Lonsitude/Latirude 38.08 N -122.54 W

b) rgfg[rpjggt Siz-e; ,, tjl_* _ Ig"q linear feet (lf gppTgpripJ€)

c) Site description of the entire project area (including areas outside ofjurisdictional water of the US):

4.9 Acre site historically used as a site for a concrete batching plant from the mid 1950s to the mid
1990s. Site has no structures. and is primarily dirt with the exception of the 0.14 acre of low grade seasonal
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8. WATER BODY IMPACT

a) Water Body Name(s)2:
Clearly indicate on a published map of suitable detail, quality, and scale (l:24K) to allow the certiffing agency to easi

identifu the area(s) and water body(ies) receiving any discharge. - See attached.

b) Fill and Excavation: lndicate in ACRES and/or LINEAR FEET the proposed waters to be impacted,
and identifr the impacts(s) as permanent and/or temporary for each water body type listed below:

Linear Feet

Provide the name, title, and affiliation of person that carried out wetland delineation.

Holly N. Costa. US Armv Corps of Engineers. See attached Jurisdictional Determination dated 3/7/17

Dredging: Total volume (cubic yards) of dredeed material proposed for project. 190 cy to fill
wetland areas on site, from existing gtound surface to finished ground surface.

;i-ildi""i; typ;Gfif ili;ilfp;"p";d 6 il dil#s;d ifi;6^;f an" u"ii"a Si;i;''- E;sil;;A
Fill, base rock, asphalt and concrete.

Provide information on the Qz, Qro, Qroo for pre- and post-project implementation.

tr0-yr Storm Peak Flow Rate (cfsl

1,00-yr Storm Peak Flow Rrte lcfs!

2Both US Army Corps of Engineer's jurisdictional- and non-jurisdictional water bodies.
3Per US Army Corps of Engineer's wetland delineation protocol.
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11. OTHER ACTIONS/BBST MANAGEMENT PRACTICES
Briefly describe other actions/BMPs to be implemented to Avoid and/or
Minimize impacts to waters of the United States, including preservation
of habitats, erosion controf measures, project scheduling, fl-ow
diversions, etc.
SWPPP to be implemented during construction and Storm Water Management Plan(attached) to be
reviewed and aooroved bv aoorooriate asencies orior to issuance of buildins nermit.

9. COMPENSATORY MITIGATION (Please comolete attached Mitipation Chr rcklist

a) Is compensatory mitigation proposed? Yes XXXX No

b) Indicate in ACRES and LINEAR FEET (where appropriate) the total quantity of waters of the United
States proposed to be Created, Restored, Enhanced, or Preserved.

c) If contributing to a Mitigation Bank provide the following:

Mitigation Bank Name: Burdell Wetland Conservation Bank

Name of Mitigation Bank Operator: Anthony J Georges

Office Address of Operator/Phone Number: 365 Bel Marin Keys Blvd., Novato, CA 415.602.4151

Mitigation Bank Location (Latitude/Longitude, CountSr, and City): Novato, CA

Mitigation Bank Water Body Type(s): Non-tidal Wetlands

Mitigation Area (acres or linear feet) and cost (dollar): 2 mitigation credits. or 0.2 acres total.
Acknowledsement of sale of credits datedS19/06 attached. Total ourchase orice $85.660.

d) Provide/attach a map with suitable detail, quality, and scale (l:24K) that will easily provide information as to the
location(s) and water body(ies) of the mitigation area. Please see attached

IO. THREATENED/EIIDAT\GERED SPECIES

a) Does the project require coordination with the US Fish and Wildlife Service or National Marine
Fisheries Service under the Federal Endangered Species Act?

Yes _ (provide copies of Biological Report) No _XX_ - this site has been deemed to have
no biological resources.

b) Does the project require coordination with the State of California Department of Fish and Game under
the California Endangered Species Act?

Yes _ (provide copies of Biological Report) No _XX_ (provide basis of determination)
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12. PAST/F'UTI'RE PROPOSALS BY THE APPLICAI\T
Briefly list/describe any projects carried out in the l-ast 5 years or
planned for implementation in the next 5 years that are in any way
rel-ated to the proposed activity or may impact the same receiving body
of water. Include estimated adverse impacts.

Surcharge grading of the building pads was conducted in mid 2017. Per the SWPPP that was submitted to
the Water Board prior to grading, we maintained a 100' setback from the jurisdictional wetlands and
implemented BMPs such as silt fencing and straw waddles at the project boundaries. For your reference
the WDID # for this project is 2 21C378340. Attached please find the RWQCB's annual report for July I,
2016 throueh June 30tr,2017.

o izlzsIt+

For further information please email:
http://www.swrcb.ca.gov/water_issues/programs /cwa40l ldocs/staffdirectory.pdf

's Signature (or Agent)
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EXHIBIT B

BURDELL RANCIT
WETLAND C()NSER\/ATION BANIC

P.O. Box2039
Mill Valley, Catifornta 94942

Peter Straub
U.S. Army Corps of Engineers
Regulatory Branch
333 Market Sheet, g0 Ftoor
San Francisco, CA 94105

Project Developer

Contact

A.C.O.E. File Number

Date of Purchase

Project Titlc
Project lncation

Type of Jurisdictional Wetlands
Credits Purchased

Tel. 415-454-41S1
Fax. 41$884-2261

August 9,2006

P & KProperty
250 Bel Marin Keys BIvd.
Novato, Ctr-g4g4g
Paul Thompson 415-456 -Bg7Z

29247N

August 9,2006
McPhails Site
North-West comer of Highways l0l and 37
Novato, CA
seasonal wetlands
(2)

Scott Wilson
Dept of Fish and Game
P. O. Box 47
Yountville, CA 94599

Carl Wilcox
Region 3, California Dept. of Fish and Game
P.O. Box 47
Younwills CA 94599

Dear Co-Chairs:

Enclosed are:

l' Acknowledgment of the sale of two_ (2) mitigation credits to p & K property inaccordance wittr the authorizations of credit.availauitiry rroiltn" at*y corp, oinigii."r,(Army File No' 173370N) dated Augu st 2, 2002 and (Amry File No. l7337lN) dated october15,2003,



i\'{

.)
2. Recerpt for additional deposit of $ t 000 ($SOO per crdit) into the Burdell Mitigation
Trust Fund, in accordance with the requirements rot cooting*cy security set forth in section vI-c-2.

3' Checkto fte Department of Fish and Game (copy to Army Corps) in the amounr of
$1,660 in accordance with the Declaration of Trust igJ;;;; provided in Section vl-c-3,
which has been arnended to change the endowment from $230 o $aro p"" credit.

. If you have anyquestions or comments, please call Tony Georges at 415-454-4151. your
continuing assistance is appreciated.

Sincerely,

ANTHONTYJ. GEORGES
Managing Tenant in Common
Bwdell Ranch Wctland Conservation Bank

cc: Burdell TIC
Paul Thompson



,)
BURDELL RANCII

WDTLAND CONSEIsVAT ION BANI(

P.O. Box2039
Mill Valley, Callfornla 94542

Tel. 4'15-602.4151
Fax.415€&4-2261

Acknowledgment of Sale of Mittgation Credlh

Army Corps Flle No. Z924TN

The undersigned Sellet hereby acknowledgar that it has sold and convcyed to:

The City of Novato, 75 Rowland Way, # 200, Novato, CA 94945, two (2) Mitigation
Credits fromthe Burdell RanchWctland Conservation Bank

All terms of the convelance shall be governed by tlre provisions of the Burdell
Ranch Wetland Conservation Bank Memorandum of Agreement (MOA) dated August
22,2000. Seller rqrrescnts that the MOA has been o(ecutsd by all of thc partias thoreto,
and a grant deed tansfening fee title of the Conservation Bank has been executed by
Sellcr to thc California Deparftrcnt of Fish and Game, and accepted by the Department,
and tecorded on March 27;20}\Madn CountyRecords, #2001.0014535.

Authorization to sell these mitigation credits is contained in the letters datcd
August 2,20A2, and October 15,2003, from the Army Corps of Engineers, copies of
which are attached as Bxhibit A and Exhibit B.

SELLER

The Burdell Tenancyin Common;
The Burdell Wetland

By DateS:_Zg-; o.h.-

+Jq

BUYER

t. oate f '?e'ob
Keen

Cityof Novato

Ciry Manager
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FAX NO.

FAX NO.

August 2.2CI06

Autlorry J, Georgcs
It{anaging Tcnant in Common
Iurdcll Rencli Wetland ()onscrvation Bank
27 Comrnesc.ial boul ovard, Suitc D
Novato, CA94g4g

P, A2/03
P, 02

RECEIVED

AU(i t 4 2006

WEST BAY BUILDERS, INC.

Ro: Exercise of August 3, z00j optinn to pLlrchl\cwetl;urd ()redits

DearMr. Georges:

. The Ciry of Novrlto herebl' o(orci*ses the righrs assigted to jt as tire,
assigncc to the option to Purchase lvclaor! Midgnfron crofrs beiween J,f*K
Propcrt'y aud Buldsll J:'r,nch wetlarrrl conselation nrot clatcd August s, 2005.

Qn sop tembcr' I 5, 2005, the city was assign erl the rights to cxercise the
option b}' Agreeme:rt bctrvcerr.p&K Iilopuuy airrl the citl, (,t cop.y of tbis
ysigrr'mgut i\grcement rvith cxhi.birr is crrclosid herehr,) Oir .1iugust 3, 2005,l&I'{ had crrlored iNo the Option Agreemenl with lturiiell"rbiclr woulrl ilio\r,P&I(to purchase 2 wetland nririgation crcdits ar rhe total pricc oi$gs,600. (A
-copy 

of tho optio.u Agreement is sftaohocl to tlre Agreenrenr betweon p&x
lrropirly nncl rhs chy as.Exhibit 'a'',) Thc option n{s exercisaule.lry Arrgrrst
2,2006.

ln secrion 4 of D&I('e Agreonrent witrr the city, the city is assigncd the
right to cxocclqe P&K's option by ihc rlato otAugusL z, zoo6 tiiiough rreposlt of
the ilriounl' 

't $6$,528, this aeposit repre.s'rts the rrifference borween ftc frlrprioc of tle 2 nritigrtion oredits and the $17,1.32 patd by F&I.( ro purchase thcoption, 'thereforo, lr1,15i* letter. tbe August 3, zoos optiou i, (Joe wersised,

Ullou telophnning your oflicc ],sstrerfLay, I loalred fronr V6ur voice mail
that yo'\,qerc out ofths countryn.ncl rvoutcl noticturrnuntil Auguii I 6, 2006, per
yort'voicc nrail r*essagq I th':n-epoko wltb Inmos B. M"Kc"oTji rvho idcntiried
hirnrnlfas n rc[ired attorncy wiftout ttte nutlrority to **pin. fipcls on B urricll
Llnnlc'nbchalf, lvtrltc. trre cityis ready wilring, ancl aul. to rralsfernurdeltBnnk
ths re,molning arnount to purchaso ti,s credl-fs wirhin nu"tlj'li,rhrets clays in
nccordnnce rvirh section 3 oftho option Agrecurent, thero ls'oppurentfy no otherperson thnr i,s aothorizcd and/or q'Jllin.q to Lct in your trJ,oir auri,rg ilri, rimpetl.d to occept thtr firnd-s.u'ci.;r trre oniion. ln orolrin ffio*jir.., fuqds xhat
ot^o,b-gi,lq drcrwn rrpen a city aocor:nt, ihs ciry' shall hold tho Funris in rrrc amou nl
crf $68.5?8 until troing contnclecl by yorr flratyou hnve r*unr"J i" ir.l" 4resnnd Neready 10 accept said fundn,



AUG-09*2006 niiD 02:02 Pll FA}( N0, P, 03/03
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r.lcttso cot\t0ct uo nt (415) S99-8944 imnrediately upoll 
''our 

retur5 to co:aplete lhis
Irnrt.q Icl.iort,

r^cuetY'ruL,LA?fuL
Louise Fffindri, Senior Planner

Ilncl;

co: Poul llihomlrson, P&1( Irropcrty
Diln Kecu, Cirv Manager
Mnry Neilau, Assi"qtant City h,Ianager
Cirvcn Vrynuo. !'inancial Monager



DEPARTMENT OF THE ARMY
SAII FRANCISCO DISTRICT, U,S, ARMY CORPS OF ENGINEERS

I'53 TARKET STREET, I6TH FLOOR
SAN FRANCISCO, CALIFORI{IA 9'01 03.1398

7 March2}l7

Regulatory Division

Subject: File Number 2004-29247 0N

Ms. Casey Clement
Thompson Development, lncorporated
250 Bel Marin Keys Boulevard, Building A
Novato. California 94949

RECEIVED

l'|AR 10 20tt

THOMPSON BUILDERS CORP

Dear Ms. Clernent:

This correspondence is in reference to your submittal of November 1,2016, on behalfof P&K
Hanna Ranch, LLC, requesting a preliminary jurisdictional determination of the extent of navigable
waters of the United States and waters of the United States occurring on an approximately five-acre
site at 5400 Hanna Ranch Road, northeast of the intersection of Highways 101 and 37 in the City of
Novato, Marin County, California (38.0842"1{ and 122.5462oW; APN: 153-220-016 and 153-220-
0r e).

All proposed discharges of dredged or fill material occuning below the plane of ordinary
high water in non-tidal waters of the United States; or below the high tide line in tidal waters of
the United States; and within the lateral extent of wetlands adjacent to these waters, typically
require Department of the Army authorization and the issuance of a permit under Section 404 of
the Clean Water Act of 1972,as amended (33 U.S.C. $ 1344 et seq.). Waters of the United
States generally include the teritorial seas; all traditional navigable waters which arr curently
used, or were used in the past, or may be susceptible to use in interstate or foreign commerce,
including waters subject to the ebb and flow of the tide; wetlands adjacent to traditional
navigable waters; non-navigable tributaries of traditional navigable waters that are relatively
permanent, where the tributaries typically flow year-round or have continuous flow at least
seasona[y; and wetlands directly abutting such tributaries. Where a case-specific analysis
determines the existence of a "significant nexus" effect with a traditional navigable water, waters
of the United States may also include non-navigable tributaries that are not relatively permanent;
wetlands adjacent to non-navigable tributaries that are not relatively permanent; wetlands
adjacent to but not directly abutting a relatively permanent non-navigable tributary; and certain
ephemeral streams in the arid West.

All proposed structures and work, including excavation, dredging, and discharges of dredged
or fill material, occurring below the plane of mean high water in tidal waters of the United
States; in former diked baylands curently below mean high water; outside the limits of mean

high water but affecting the navigable capacity of tidal waters; or below the plane of ordinary
high water in non-tidal waters designated as navigable waters of the United States, typically
require Department of the Army authorization and the issuance of a permit under Section l0 of
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the Rivers and Harbors Act of 1899, as amended (33 U.S.C. g 403 et seq.). Navigable waters of
the United States generally include all waters subject to the ebb and flow of the tide; and/or all
waters presently used, or have been used in the past, or may be susceptible for future use to
transport interstate or foreign cornmerse.

The enclosed delineation map entitled "Preliminary Jurisdictional Determination for McPhail
Property, requested by Thompson Development, Inc., 5400 Hanna Ranch Road, City of Novato,
Marin County, California," in one sheet, date certified November 22,20l6,depicts the extent
and location of wetlands within the boundary area of the site that may be subject to U.S, Army
Corps of Engineers' regulatory authority under Section 404 of the Clean Water Act. This
preliminary jurisdictional determination is based on the current conditions of the site, as verified
during a field investigation on November22,20l6,a review of avaitable digital photographic
imagery, and a review of other data included in your submittal, While this preliminary
jurisdictional determination was conducted pursuant to Regulatory Guidance Letter No. 08-02,
Jurisdictional Determinations,it may be subject to future revision if new information or a
change in field conditions becomes subsequently apparent. The basis for this preliminary
jurisdictional determination is fully explained in the enclosed Preliminary Jurisdictional
Determination Form. You are requested to sign and date this form and return it to this oflice
within two weeks of receipt.

You are advised that the preliminary jurisdictional determination may not be appealed
through the U.S. Army Corps of Engineers' Administrative Appeal Process,as desoribed in 33
c.F.R. Part 331 (65 Fed. Reg. 16,486; Mar. 28, 2000). Under the provisions of 33 c.F.R
$ 331.5(bX9), non-appealable actions include preliminary jurisdictional determinations since
they are considered to be only advisory in nature and make no definitive conclusions on the
jurisdictional status of the water bodies in question. However, you may request this oflice to
provide an approved jurisdictional determination that precisely identifies the scope of
jurisdictional waters on the site; an approved jurisdictional determination may be appealed
through the Administrative Appeal Process. tf you anticipate requesting an approved
jurisdictional determination at some future date, you are advised not to engage in any on-site
grading or other construction activity in the interim to avoid potential violations and penalties
under Section 404 of the Clean Water Act. Finally, you may provide this office new information
for further consideration and request a reevaluation of this pretiminary jurisdictional
determination.

You may refer any questions on this matter to Daniel Breen of my Regulatory staffby
telephone at (415) 503-6769 or by e-mail at Daniel.B.Breen@usace.army.mil. Alt
correspondence should be addressed to the Regulatory Division, North Branch, referencing the
file number at the head of this letter.

The San Francisco District is committed to improving service to our customers. My
Regulatory staff seeks to achieve the goals of the Regulatory Program in an effioient and
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cooperative manner, while preserving and protecting our nation's aquatic resources. If you
would like to provide comments on our Regulatory Program, please complete the Customer
Service Survey Form available on our website: http://www.spn.usace.army.mil/Missions/
Regulatory.aspx.

Sincere ly,

ltr r ,: ff$'l.n#,lfn1',,,,,",*
I l^ l | | lr. lL: o{:.-us.o-t s.cflermmt ou=m,q-qk (i\)^'t Lu*iii,oti*,,.,,,",.0

() Ddc2orz.o3,o7rt:40:6 o5'txl

Holly N. Costa
North Branch Chief, Regulatory Division

Enclosures

Copy Furnished (w/ map only):

CA RWQCB, Oakland, CA



PRELIMINARY JURISDICTIONAL DETERMINATION FORM
San Francisco District

This Preliminary Jurisdictional Determination finds that there "mfry be" wtters of the United States in the subject
review area and identifies all such aquatic features, based on the following information:

Regulatory Dlvislon: North Bnnch File Number: 2OA4-292470-N PJD Completlon Datet ll/23/2016

Revlew Arer Location
CitylCounty: NovatolMarin State: California
Nearest Named Waterbody: Novato Creek
Approximate Center Coordinates of Review Area

Latitude (dcgrcc decimal format): 38.0842"N
Longitude {dcgree decimat format): -122.5 462oW

Approximate Total Acreage of Review Area: 5 acres

File Name: McPhail Site/ P&K Properties

Appllcant or Requestor Information
Name: Casey Clement
Company Name: Thompson Developmenl, lnc.
Street/P.O. Box 250 Bel Marin Keys Blvd., Bldg. A
City/State/Zip Code: Novato, CA 94949

Estimated Total Amount of Waters ln Review Area

Non-Wetland Waters: lineal feet feet wide andlor
acre(s) Flow Regime: Select

Wetlands: lineal feet feet wide and/or
0.14 acre(s) Cowardin Class: Palustrine- emergent

Name of Sectlon l0 Waters ()ccurring in Review Area
Tidal:
Non-Tidal:

fl Office (Desk) Determination
X Field oetermination:

Date(s) of site visit(s): 1112212016

SUPPORTING DATA: Datr reviewed for Prellmlnary JD (check all that apply - checked items should be included in case llle
and, where checked and requested, appropriately reference sources below)

X Vtaps. Plans, plots or plat submitted by or on behalf of applicanVrequestor (speciff): wetland delineation map dated April I l, 2005

-] Data sheets submitted by or on behalf of applicant/requestor (speci$):

f--l Corps concurs with data sheetVdelineation report.
f] Corps does not concur with data sheetVdelineation report.
Data sheets prepared by the Corps.
Corps navigable waters' study (speciff):
U.S. G?ological Survey Hydrologic Atlas:

lJ USGS NHD data.

n uscs HUC maps.
U.S. Geological Survey map(s) (cite quad name/scale):
USDA Natural Resources Conservation Service Soil Survev.
National wetlands inventory map(s) (speci&):
State/Local wetland inventory map(s) (speci fy):
FEMA/FIRM maps.
10O-year Floodplain Elevation (specify, if known):
Photognphs; I Aerial (speci$ name and date); ArcGlS (2016) and Google Earth Pro (1993-2016)

E Ottrer (specify name and date): site photos taken by Corps (111222}16)
Previous JD determination(s) (speci$ File No. and date of response letter): same file number (04/l l/2005)
Other information (speciS): this is a reverification of a previous determination

X
n
tr

tr!
n
tr!
n
X
Xx

TMPORTANTNOTE: IfthelnforortioorecordedonthisformbunotbccnverlficdbylbeCorps,tbcforDshouldrolbcrcticdupolforlrterlurlsdlctiooaldetcrminrtlonr,

Signature and Date of Regllatory Project Manager
(REQUIRED)

Signrture and Date ofPerson Requesting Prelintinary JD
(REQUIRED, unless obtaining the signaturc is impracticable)



EXPLANATION OF PRELIMINARY AND APPROVED JURISDTCTTONAL DETORIITTNATIONS:
|.TheCorpsofElgineenbclieveclhatlhcromaybcjuisdictiona|walersoftheUnited$atesflhesubjcctsitc,8ndthepemitappl.cantorotlt€r
isherebyadviscdolhisorhetoption'torcquea|mdobtainaoapprovcdjudsdiclionaldetermination(JD)forthatsi|e.Neverthe|csi,thc
pclimiluy JD has dcclicd lo cxercisc lhs option to obtain an approved JD in this instancc and at thir tilrc.
?.Inanycircu5tNncewhercapGrmit6pplicantobtainsanindividu|pemit'oraNatiouwidoGemralPermit(NWP)otothcrgcnemlpemitverifcatirquidng..

,CN)'orrequeslsveriftcrtionfwamn.reponi[8NwPqo|hergarera[petmit,andthepermitapplic8nth8sno.rcquGstedanapprovedJDforlactidr'.hcfi

mreofthefollowing:(l)[repermitapplicaihasclctcd|oseekapermitauthuizationbasedooapreliminaryJD,whichdoesnotmakcanofticisld;h|iioc
thcapplicanrhsslhroPtiontorequestanapprovedJDbefore.cc€ptinglhcl.m3andmndi|ionsofttcpcmitaurhoriz*ion,rndthrtbasingaprmitrutiatio
rc.rultinlesscompcn3atormi|i8ationbcingrequiredordifflrentspccialconditions:(3)thallh.8PPl
oftheNWPorothetgenetalpormitrrr|huizalion;(4)thattherpplican|canacccptapcrmitauthorizati
*hrrewrmitigationrcquircmcnt3lhecorpshasdacmincdtobenecess0ry;(')tbNludertakinganyac1ivityinrc|iuJtponthesui€ctPe'mi.authorizalionwitho
comli|utestheapplicanl'sacceptanceoff€u$oflhrpr9liminaryJD,buttba|eitberfomofJDwii|bcprocesedassooiasispeaaIcablc;(6)rceplingai
ptoIferedindividualPermit)o]uof8ti[8anyaclivityin]GlimceonaayformofCorpspcmitauthorizationbardonrprliminaryJDconitilutcsigrccmcnttha
Mi€sonthesi|ealfcctcdinmymybytha|aclivitynrcjurisdic{ionalwatfsofthcUniledsl8tes'arrdprecludcsanycllengelolichju
enforccmcnt8ction,minanyadministrativccpperlorinanyFcdcralcou|;ud(7)whetherthcrplicantclectstouseeirhetanapprovcalooraprelimi-na|D
ispracticablo.Further,snapprovcdJqapro|feredindividuatpcmit(mdel|temsandconditionicmlain"dthete'n),orindividuaipermit&
c.F.R'Pa!t33l..atdlhatin8nyadminisb'tiverppca|,juisdictioulissuescanberaiscd(see33CFR.33l5(aX2)).'ltdUiogthatadministrati
dctcrminrIionwhcthcIcwAjudsdic|ion9ti3tsovcrasite,oftoproyidcanofIicialdelimtiolofjurisdictiona]wG[sf
soon as is practicablc.

Aquatic
Resource

t.D.

Latitude
(drg:c d:cinrt loraer)

Longitude
(dr3rc deirrl forret)

Gowardin
Class and

Flow Reaime

Esthatod Arga or Llneal
Feet of Aquatic

Resource
Type of Aquatlc Resource

wl 38.08420N -122.54620W ratustnncrscru0 -stlIub

Flow: Scasonrl
lincal ft ft widc

0.08 acrc(s)
Seasonal Wetland

w2 3E.0E42.N -t22.5462.W Palushine.emergenl
Flow: Seasonal

lincal fl ft wide
0.05 acre(s)

Seasonal Welland

w3 38.0842'N -tzr.)4o.2-w Pelus!.i nc{ mergcnt
Flow: Scasmal

lineal ft ft wide
0,01 acre(s)

Wetland Dilch

oSelect
"Select SCtst

Flowr Selecl
lincal ft ft wide
acre(s)

Select

"Select "Select 5€lect
Flow: Sclecl

lincal ft ft wide
acrc(s)

Select

oSelect
"Select Select

Flow: Select
lincal ft
acre(s)

ft wide Sclect

"Select 'SClecl Sclect
Flow: Sclecl

lincal ft ftrvide
acre(s)

Select

oSelect
"Select tc1trt

Flow: Select
lineal ft fr widc
acrqs)

Select

oSelcct oSclect Selcca

Flow: Select
lincal ft ft widc
acr{s)

Select

oSelect
"Select Select

Flow: Sel*l
lineal ft ft widc
acre(s)

Select

oSelect
"Select s€lecl

Flow: Selea
lineal O fl widc
acfe(s)

Select

oSelcct oSelcct Selecl
Flow: Select

lincal ft ft wide
acrc(s)

Select

oSclcct
"Sclect Schcl

Ftow: Selcct
lineal ft ft wide
acre(s)

Selcct

oSclect
'Select Select

Flov: Selst
lineal ft ft wide
acre(s)

Select

"Select 'Selecl D€IgCI

Flow: Sclcct
ltneal lt n widc
acr(s)

Select

"Select oSelect Sclcct
Flow: Selccr

lineal ft
aore(s)

ft widc Selecl

oSelect oSelect Sclcct
Flow: Sclcct

lincal ft ft wide
acrc(s)

Selecl

oSelccl -sslcct Sclccl
Flow: Sclect

lineal t ft wide
acre(s)

Select
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State Water Resources a""it", ao"rU

To lnterested Parties:

2016I- 2017 RISK LEVEL 2 ANNUAL REPORT FOR STORM WATER DISCHARGES
ASSOCIATED WITH CONSTRUCTION ACTIVITIES

Annual Reports will be submitted electronically via SMARTS. To register to use
SMARTS please visit smarts.wate rboa rds. ca. qov.

For all questions please contact the Storm Water Section at
(866) 563-31O7 or by email at stormwater@waterboards.ca.qov.

Sincerely,

Storm Water Section

t dr' !,9 
1 ti j 3 1i1. 5'i 4 3



State of California
STATE WATER RESOURCES CONTROL BOARD

2016-20',t7

RISK LEVEL 2 ANNUAL REPORT
FOR

STORM WATER DISCHARGES ASSOCIATED
W]TH CONSTRUCTION ACTIVITIES (RISK LEVEL 2)

Reporting Period July 1 ,2016 through June 30,2017

In compliance with the Construction General Permit (CGP) an annual report is required to be
submifted electronically via SMARTS by September 1 of each year. This document must be
certified and signed, under penalty of perjury, by the appropriate official of your company.

lf you have any questions, please contact your Regional Board Storm Water Permit Contact. The names,
telephone numbers and e-mail addresses of the Regional Board contacts, as well as the Regional Board
OffiCe addfessgs Can be fOUnd al.hftp:/lwww.waterboards.ca.sovlwater issues/prosrams/stormwater/contact.shtmt.

To find your Regional Board information, match the first digit of your WDID number with the corresponding
number that appears in parenthesis on the first line of each Regional Board office.

GENERAL INFORMATION:

A. Property Owner lnformation:

Site WDID No: 2 21C37834o

Owner's frlsrng; P&K Hanna Ranch LLC Contact Person: Paul Thompson

PhysicalAddress: 250 Bel Marin Keys Boulevard e-mail: caseyc@thompsondevelopmentinc.com

City: Novato ce 2ip.94949 phone: 415456-8972

B. Site lnformation:
Site Name: McPhails Commercial Development Contact person: Paul Thompson

Mailing Address: Hanna Road e-mait caseyc@thompsondevelopmentinc.com

State: CA Zio:94945 Phone: 415-456'8972City:



FORM 1

SPECIFIC INFORMATION

C. STORMWATER POLLUTION PREVENTION PLAN (SWPPP)[CGP Section XlVl

1. Has a SWPPP been prepared by a Qualified SWPPP Developer (QSD) for the construction prqect?

A yEs

2. Does the SWPPP include a Construction Site Monitoring

K YES

3. Are these documents kept onsite?

A YES

NO

Program (CSMP) section/element?

INo

D. GOOD SITE MANAGEMENT "HOUSEKEEPING" [CGP Attachment D, Section B]

1. Were required good site management "housekeeping" measures for construction materials fully implemented on-site?

tr YEs X No [-l rur

a. Was an inventory ofthe products used and/or expected to be used conducted?

AYEsINo

2. Were required good site management "housekeeping" measures for waste manaqement fully implemented on-site?

trYEsINo

INo

ls there a spill response and implementation element of the SWPPP?

YEs n No

3. Were required good site management "housekeeping" measures for vehicle storaqe and maintenance fully
implemented on-site?

a.

E

implemented on-site?

NA

landscaoe materials fu lly

T

KYEsnNo

4. Were required good site management "housekeeping" measures for

trYEsINo

5. Was a list of potential pollutant sources developed?

AYESINo

-2-



E. NON-STORM WATER MANAGEMENT [GGP Attachment D, Section C]

1. Were measures to control all non-storm water discharges during construction implemented?

EYEsnNo

6. Were good site management "housekeeping" measures to control air deposition of site materials and from site

operations implemented on-site?

AYEStrNo

2. Were vehicles washed in such a manner as to prevent non-storm water discharges to surface waters or to MS4

drainage systems?

A yEs INo TNA

3. Were streets cleaned in such a manner as to prevent unauthorized non-storm water discharges ftom reaching surface

waters or MS4 drainage systems?

tr YEs nNo

F. EROSION CONTROLS ICGP Attachment D, Section Dl

G. SEDIMENT CONTROLS [CGP Aftachment D, Section El

1. Were required sediment controls fully implemented on your site?

trYESnNo

NO

H. RUN-ON AND RUN-OFF CONTROLS [CGP Aftachment D, Section Fl

1. Were required erosion controls fully implemented on

tr YES

your site?

I NO

2. Were immediate access roads inspected on a daily

K yEs

basis?

T

1. Was all site run-on and run-off effectively managed?

X YEs f,No

-3-



2. lf run-on from the surrounding area is believed to contribute to an exceedance of the NALs, was this documented and
was the run-on monitored?

X YES tl No TNA

l. RAIN EVENT ACTION PLAN (REAP) [CGP Attachment D, Section Hl

1. Were REAPs developed 48 hours prior to all likely precipitation events (50% or greater probability of producing
precipitation)?

tr yES fNo

3. Was a phase specific REAP (ex: grading and land development, streets and utilities, vertical construction, final
landscaping & site stabilization) prepared for each likely precipitation event?

X YEs nNo

2. Were site inspections conducted weekly and at least once each 24-hour period during extended storm events?

trYEstrNo

INo

4. Do your inspection forms/ checklists meet the minimum criteria listed in CGP Attachment D, Section G.5?

X YEs

5. During any site inspection was BMP maintenance or repairs required?

tr YES (Provide description in Form 3) E No

2. Did the REAPs developed meet the minimum criteria listed in CGP Attachment D, Section H?

AYEsfNo

J. INSPECTION. MAINTENANCE AND REPAIR [CGP Attachment D, Section G]

1. Were all site inspections, maintenance, and repairs performed or supervised by a Qualified SWPPP Practitioner
(osP)?

trYESnNo

3. Were post rain event inspections conducted?

R yEs

NO

-4-



6. lf BMP maintenance/repair or design change was needed, did implementation begin within 72 hours?

n YEs tr No [Hr

K. VISUAL MONITORING [GGP Attachment D, Section l.3l

1. Were all storm water discharges that occurred at all discharge locations observed within 2 business days (48 hours)
after each qualiffing rain event (producing precipitation ot /'inch or more at the time of discharge?

YES nNo

2. Were all storm water discharges that occurred from storage or containment systems visually observed prior to
discharge?

E YES INo

3. Were the time, date, and rain gauge reading recorded for each qualifying rain event?

EYESTNo

4. Within 2 business days (48 hours) prior to each predicted qualifying rain event, were visual inspections conducted in

compliance with CGP Attachment D, Section 1.3.e&f?

tr YEs

fNo

L. WATER QUALITY SAMPLING AND ANALYSIS [CGP Aftachment D, Section l.4l

1 . How many qualifying storm events (producing precipitation of /. inch or more at the time of discharge) occurred this
past reporting year? 6

2. How many qualifying storm events (producing precipitation of /. inch or more at the time of discharge) were sampled?
0

Explain Un-sampled events:

3. For the sampled events, did you collect three samples (representative of the flow and characteristics) each day of
discharge per qualified event?

TYESTNOENA
4. Were grab samples analyzed for pH and turbidity? (Analytical data must be entered in the RAW DATA tab in

SMARTS)

nYEsINoENA

5. Are all visual inspection records retained on-site?

tr yEs

-5-



5. Were Active Treatment System (ATS) efiuent samples taken? (Applies to projects that deployed ATS)

NYEStrNOENA

M. NON-STORM WATER DISCHARGE MONITORING IGGP Attachment D, Section 1.101

1. Were all drainage areas monitored for authorized/ unauthorized non-storm water discharges quarterly? (Complete
Form 2)

tr yEs INo

3. Were effluent samples taken of the authorized/ unauthorized non-storm water discharge? (Analytical data must be
entered in the RAW DATA tab in SMARTS)

tl yEs tr No Skip to nelt Section NNA

4. Were the effluent samples sent to a laboratory certified for such analyses by the State Department of Health
Services?

YES ll No trNA
5. Were unauthorized non-storm water discharges eliminated?

I ves trNo trNA

N. NON-VISIBLE POLLUTANT MONITORING [GGP Attachment D, Section 1.111

1. Were any breaches, malfunctions, leakages, or spills observed during a visual inspection?

n YEs E No skip to next section

2. How many potential discharges of non-visible pollutants were identified? 0

2. Did visual observations indicate any authorized/ unauthorized non-storm water discharges?

n YES E No skip to next section

3. For each discharge event (of non-visible pollutants), were samples collected in compliance with CGP Attachment D,

Section 1.11.d? (Analytical data must be entered in the RAW DATA tab in SMARTS)

nYEsINoXNA
4. For each discharge event was a comparison sample collected (uncontaminated sample that did not come into contact

with the pollutant)? (Analytical data must be entered in the RAW DATA tab in SMARTS)

nNo

-6-

tr YEs ENA



P. RECORDS [CGP Attachment D, Section 1.141

1. Are all records of all storm water monitoring information retained on-site?

EYESINo

O. WATERSHED MONITORING [CGP Attachment D, Section 1.12]

1. Are you part of a qualified regional watershed-based monitoring program approved by the Regional Water Board?

IYEsKNo

O. NAL EXCEEDANCES [CGP Attachment D, Section 1.15t

1. Were any Numeric Action Levels (NALs) exceeded?

I YEs A No Skip to next section

2. Were corrective actions taken to address the NAL exceedances?

tr yEs trNo
lf YES, please provide information about the corrective actions taken on Form 3

3. Were analytical results from any/all NAL exceedances submitted electronically to the State Water Board no later than
10 days after the conclusion of the storm event?

n YES trNo

trNA

) in reasonable cha

INo
MichelSagredo

XNA

4. Were any NAL Exceedance Reports submitted to the Regional Water Board?

IYEsINof,
*Section R - Not applicable to Risk Level 2

*Secfion S - Not applicable to Risk Level 2

r. IBAlNlNG.

1. Was a Qualified S\ /PPP Practitioner (QSP) charge of SWPPP implementation?

A yES

lf Yes, Provide Name and Certificate Number:

23767

2. Were all individuals conducting BMP installation, inspection, maintenance and repairs trained appropriately?

-7-



3. Are complete training records kept on-site and available upon request?

INo

Tx

E

-8-



ANNUAL REPORT CERTIFICATION

I certify under penalty of law that this document and all attachments were prepared under my direction
or supervision in accordance with a system designed to assure that qualified personnel properly gather
and evaluate the information submitted. Based on my inquiry of the person or persons who manage the
system or those persons directly responsible for gathering the information, to the best of my knowledge
and belief, the information submitted is, true, accurate, and complete. I am aware that there are
significant penalties for submitting false information, including the possibility of fine and imprisonment
for knowing violations.

printed Name: Paul Thompson

Signature:

Title:

Date: 1011112017

-9-



DESCRI PTION OF AN ALWICAL PARAM ETERS

The Construction Activities Storm Water General Permit (General Permit) requires you to analyze storm water
samples for at least two parameters. These are pH and turbidity. In addition, you must monitor for any other
pollutants which you believe to be present in your storm water discharge (i.e. non-visible pollutants) as a result of
construction site materials.

pH (required) - is a numeric measure of the hydrogen-ion concentration. The neutral, or acceptable, range is
within 6.5 to 8.5 (Numeric Action Level-NAL range). At values less than 6.5, the water is considered acidic;

above 8.5 it is considered alkaline or basic. The Numeric Effluent Limitation (NEL) for pH is 6.0-9.0. An example
of an acidic substance is vinegar, and an alkaline or basic substance is liquid antacid. Pure rainfall tends to have

a pH of a little less than 7. There may be sources of materials or construction activities which could increase or

decrease the pH of your storm water discharge.

Turbidity (required) - is the cloudiness of water quantified by the degree to which light traveling through a water
column ii scattered by the suspended organic and inorganic particles it contains. The turbidity test is reported in

Nephelometric Turbidity Units (NTU) or Jackson Turbidity Units (JTU). The NAL for turbidity in this General Permit

is 250 NTU. The NEL is 500 NTU

Suspended Sediment Goncentration (SSC) - is the measure of the concentration of suspended solid material in

a wjter sample by measuring the dry weight of all of the solid material from a known volume of a collected water

sample. Results are reported in mg/L.

Benthic Macroinvertebrate Bioassessment - evaluation of animals without backbones, living in or on

sediments or other substrates, of a size large enough to be seen by the unaided eye, and which can be retained

by a U.S. Standard No. 30 sieve (28 openings per inch, 0.595-mm openings) to assess the biological conditions
(health) of a waterbody.

See Storm Water Contacts at

http://www.waterboards,ca.gov/waterboards-map.shtm I

-10-



FORM 2. VISUAL OBSERVATIONS OF AUTHORIZED & UNAUTHORIZED
NON€TORM WATER DISCHARGES (NSWDS)

r Make additional copies of this form as necessary.* Dry weather visual observations are required of each authorized NSWD.

. Observe each authorized NSWD source, impacted drainage area, and

discharge location.

U. AUTHORIZED NSWDs DISCHARGED

eenz fI YES (lf Yes, fill out side 2)

8Ho
ERvEDFRoMocToBER.DEcEMBER?UYEs(lfYes'fi||outside2)

KNO
MARGH? n YES (lf Yes, fillout side 2)

KNO
EDFRoMAPR|LJUNE?LlYEs(|fYes'fi|loutside2)

EHO

V. UNAUTHORIZED NSWDs DISCHARGED

n YES (lf Yes, fill out side 2)

KNO
ocToBER.DEcEMBER?nYEs(|fYes,fi||outside2)

Eruo
Any-UnnCHZ n YES (lf Yes, fill out side 2)

ENO
FnoU APRILJUNE? U YES (lf Yes, fillout side 2)

ENO
SIDE 2



2016-2017

ANNUAL REPORT
FORM 2 . QUARTERLY VISUAL OBSERVATIONS OF AUTHORIZED

NON-STORM WATER DISCHARGES (NSWDS)

Revised or New
BMPs Description

and
lmplementation

Date

Authorized NSWD
Characteristics at
Drainage Area and

Discharge
Location



2016-2017

ANNUAL REPORT
FORM 2 - QUARTERLYVISUAL OBSERVATIONS OF UNAUTHORIZED

NON-STORM WATER DISCHARGES (NSVr/Ds)

Unauthorized
NSWD

Characteristics at
Drainage Area and

Discharge
Location

Revised or New
BMPs Description

and
lmplementation

Date



2016-2017

ANNUAL REPORT
FORM 3

Oct-Dec Quaner Jan-March Quarter? ne Quarter



2016-2017

ANNUAL REPORT

EXPLAMTIONS SPECIFIED FOR VARIOUS YES/NO QUESTIONS IN THE REPORT

Explanation Question -xDlanation Text

L2 - Unsamoled Events Drainaoe oerimeter consists of earthen surfaces that allow runoff to infiltrate. There are no
outfalls'or'ooints of discharqe where an adequate amount of runoff can be collected-

Attachments:

Attachment Title Description Date Uploaded {ttachment Type Attachment Hash loc Part No/Total
Darts



Project Location
5400 Hanna Ranch Road

Novato, CA
Context Map of Novato, CA
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JOB NO. 20169016rNht Floo.
!!I\ DIT] YEARS
EI{GIIIEERS . SURVEYORS . PLA}I}IERS

STORM WATER CONTROL PLAN

FOR

MCPHAIL'S
COMMERCIAL OFFICE

HANNA RANCH ROAD

NOVATO, CA

APN L53-220-L9

ocToBER 2017

Applicant:

Thompson Development, Inc.

250 Bel Marin Keys Blvd, Building A

Novato, C494949

PRELIMINARY

Jason Kirchmann, PE

No. C-78079

October 3,2Ot7

7l-l- Grand Avenue, Suite 240, San Rafael, CA 94901 141-5.930.7960



ATTACHMENTS

Vicinity Map

Storm Water Control Plan Exhibit
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NOTE LEGEND

THE PROJECT GEOTECHNICAL ENGINEER REPORTS THAT GROUND WATER
WAS ENCOUNTERED AT THE TIME OF THEIR SUBSURFACE EXPLORATION
APPROXIMATELY 3 FEET TO 6 FEET BELOW THE GROUND SURFACE. THE
MATERIAL TESTED WAS CHARACTERIZED AS A 'SILTY CLAY" WHICH IS
TYPICALLY CLASSIFIED AS LYING IN HYDROLOGIC SOIL GROUP "D"
HAVING AN INFILTRATION RATE OF APPROXIMATELY O TO O,05
INCHES PER HOUR.
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APPPENDICES

Bioretention Facility Sizing Calculations

Stormwater Facility Operation and Maintenance Fact Sheet
(Bioretention Areas)

Stormwater IMP Inspection and Maintenance Log (Sample)



NBI(il99.
EI{GINEERS . SURVEYORS . PLANNERSMcPhail's Commercial Office

BKF Engineers

June 2017

DMA
Name

DMA
Area (s0

Post-project

Surface Type

DMA
Runoff
Factor

DMA
Area x
Runoff
Factor

Facilitv Name

tMP 1

\rea I r3,00i Hardscape I 13,00i )lzlng

Sactor

Minimum

Facility

Size (s0

Proposed

Facility

Size (s0

{.rea I 17,68( Landscape 0.1 1,76f

{.rea I 6,14( Roof I 6,r4C

fotal -> 20,913 0.02 837 885

DMA
Name

DMA
Area (s0

Post project

Surface Type

DMA
Runoff
Factor

DMA
Area x
Runoff
Factor

Faciliw Name

tMP 2

trea 2 68,63( Hardscape t 68,63( Sizing

Factor

Minimum

Facility

Size (sO

Proposed

Facility

Size (s0

trea 2 34,00( Landscape 0.1 3,40(

\rea 2 38.+3: Roof I 38.43t

lotal -> 110.465 0.04 4,4r9 4,98C

DMA
Name

DMA
Area (s0

Post project

Surface Type

DMA
Runoff
Factor

DMA
Area x

Runoff
Factor

Facilitv Name

IMP 3

A.rea 3 l,15i . {ardscape I 1,155 Sizing

Factor

Minimum

Facility

Size (sf)

Proposed

Facility

Size (s0

A.rea 3 1 lQE Landscaoe 0.1 z8c

{.rea 3 c Roof I c

fotal *> 1,435 0.04 57 9C

DMA
Name

DMA
Area (s0

Post project

Surface Type

DMA
Runoff
Factor

DMA
Area x
Runoff
Factor

Faciliw Name

TMP 4

trea 4 18,14C Hardscape I 18,1,lC Sizing

Factor

Minimum

Facility

Size (s0

Proposed

Facility

Size (s0

A.rea 4 rt,22c Landscape 0.1 I,LZ2

{,rea 4 12,3ZC Roof 1232C

fotal -> 3I,582 0.04 r,263 |.,60(



Starrnwater Facilify Operation and Maintenanc€ Fact Sheet

> BIORETEI{TION AREAS

These facilities remove pollutants primady by filtering runoff slowly through an active layer of soil.
Routine maintenance is needed to ensure that flow is unobstructed, that erosion is prevented, and
that soils are held together by plant roots and are biologically active. Typical maintenance consists of
the following:

Inspect inlets for channels, exposure of soils, or other evidence of erosion. Clear any
obstructions and remove any accrlnulation of sediment. Examine rock or other material
used as a splash pad and replenish if necessary.

Inspect outlets for erosion or plugging.

Inspect side slopes for evidence of instabiJity or erosion and correct as necessary/.

Observe soil at the bottom of the swale or filter for uniform percolation throughout. If
porrions of the swale or filter do not drain within 48 hours after the end of a storm, the
soil should be tilled and replanted. Remove any debris or accumulations of sediment.

Confi,rm that check dams and flow spreaders are in place and level and that
channelization within the swale or fi.lter is effectively prevented.

Examine the vegetation to ensure that it is healthy and dense enough to provide filtering
and to protect soils fiom etosion. Replenish mulch as necessary, remove fallen leaves and
debds, prune large shrubs or trees, and mow turf areas. When mowing, remove no more
than fiheight of gtasses. Confirm that irrigation is adequate and not excessive. Replace
dead plants and remove noxious and invasive vegetation.

Abate any potential vectors by filling holes in the ground in and around the swale and by
insuring that there are no areas where water stands longer than 48 hours following a

stom. If mosquito larvae are present and persistent, contact the Marin/Sonoma
Mosquito and Vector Control District for information and advice. Mosquito larvicides
should be applied only when absolutely necessaq/ and then only by a licensed individual
or conuactof.

Version 11 November 2OO8



Stormwater IMP lnspection and Maintenance Log

FaciJity Name

Addt.*

B.g- D'rt. End Date

Date ItP tD# llUlP Description Inspected
by:

Gause for
Inspection

Exceptions Noted Gomments and
Actions Taken

Instructions: Record all inspections and maintenance for all treatment IMPs on this form. Use additional log sheets aLndf or. attach extended
comments or documentation as necessary. Submit a copy of the completed log with the annual independent inspectors' report to the municipality, and
start a nev/ log at that time.

. IMP ID# 
- 

Always use ID# from the Operation and Maintenance Manual.
I Inspected by 

- 
Note all inspections and maintenance on this form, including the required independent annual inspection.

I Cause for inspectioll 
- 

\e1s if the inspection is routine, pre-rairiy-season, post-storm, annual ot in response to a noted ptoblem or complaint.
r Exceptions noted 

- 
Note any condition that requires corection ot indicates a need fot maintenance.

r Comments and actions l2ksn 
- 

Descdbe anv maintenance done and need for follow-uo.



PRoTBcf Tnlf: McPhail's Office Commercial Development

Lgao ACgNCy: City of Novato
Planning Division
922 Machin Ave.
Novato, California 94945

COVfaCf PBRSON: Hans Grunt,
Senior Planner
hgrunt@novato.org
415.899.8940

PROIEC.I LOCATION: 5400 Hanna Ranch Road, Novato, California

PROISCI AppltCatrru: Thompson Development Inc.

GBNSRaI PLRN Business and Professional Office (BPO)

DpsrcNerroN:

ZONTNC: Planned District (PD): Baylands Overlay (B)

EXISIINC reNo USg: Undeveloped property

pnOIECISUMMeny The proposed project includes a requested amendment of the General- Plan Land Use designation from Business and Professional Office
(BPO) to Light lndustrial Office (LIO) and an amendment to an
approved Master Plan and Precise Development Plan to allow for
revised land uses.

McPhail's Commercial Office Development
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October 2017
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AcnoruYr'rs

ABAG Association of Bay Area Governments

BAAQMD Bay Area Air Quality Management District

BMP best management practice

CARB California Air Resources Board

CCR California Code of Regulations

CDFW California Departrnent of Fish and Wildlife

CEQA California Environmental Quality Act

dBA A-weighted decibel

GHG greenhouse gas

LOS level of service

mph miles per hour

MRZ Mineral Resource Zone

NAHC Native American Heritage Commission

NMWD North Marin Water District

NO, oxides of nitrogen

PMz.s particulate matter with an aerodynamic diameter of 2.5 micrometers or less

PMro particulate matter with an aerodlmamic diameter of L0 micrometers or less

ROG reactive organic gas

SSC Species of Special Concern

SWPPP Storm Water Pollution Prevention Plan

VHFHZ Very High Fire Hazard Severity Zone
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Pnorecr Descrupnoru

Pno.lecr HsronY

The 4.9-acre project site for the proposed McPhail's Office Commercial Development (project)
analyzed in this document has been subject to previous development efforts, the most recent
b"itg approval of zoning and associated entitlements to allow three, two, and one-story
buildings on two parcels. The previous environmental documents noted the Baylands Overland
zoning excludes lands that have been legally filled or developed. The project site was developed
and used as a cement batching plant from 1951 to 1994 and granted a use permit (10430U) in
2005 for grading; therefore, the Baylands zoning exclusion would still apply. In November 2008,
the City Council passed resolutions approving the McPhail's Commercial Office Master Plan,
Precise Development Plary Tentative Map, and certified a Mitigated Negative Declaration. The
combined Master Plan and Precise Development Plan allow for Business and Professional
Office uses and intensity consistent with the same designations in the Novato General Plan and
Zontng Ordinance.

In April of 2016, the City's Design Review Commission approved the applican(s project site,
landscape and building architectural revisions which were found to be consistent with the
approved Master Plan. Said design revisions constitute an update to the approved site and
architecture plans for the Precise Development Plan. The project applicant has also requested an
amendment to the General Plan Land Use designation from Business Professional Office (BPO)
to Light Lrdustrial Office (LIO) which would amend the previously approved Master Plan and
Precise Development Plan to allow for additional land uses appropriate to that designation. The
proposed new list of uses for these buildings would include:

o Offices
. Handcraftindustries,small-scalemanufacfuring
o Warehouses, wholesaling, and distribution
o Business Support Services
. Upholstering shops
. Equipment rental (indoor only)
o Florists
o Fleet Vehicle parkingt- Use Permit required
o Minor Auto Repair and Maintenance2 - Use Permit required

t Fleet Vehicle Parking can include groups of nine or more motor vehicles owned or leased by a
business, government agency or other organization rather than by an individual or family. Typical
examples are vehicles operated by car rental companies, taxi cab companies, public utilities, public
bus cornpanies, parcel delivery service, equipment (e.g., plumbing, electrical, landscaping, solar)
installation and repair service, and police departnents. Additionally, fleet vehicle does not include
heavy equipment or vehicles designed for executing construction tasks.

2 Minor Auto Repair and Maintenance can include the repair, restoratiorL or alteration of minor vehide
components, such as the replacement of tires, tubes, and batteries and other rninor diagnostic services.

McPhail's Commercial Oflice Development
lnitial Study

October 2017
Page 1



o Restaurant - Use Permit required
o Restaurant with Alcohol Sales - Use Permit required
o Auto Sales - Use Permit required

Section 151,62 of the California Environmental Quality Act (CEQA) Guidelines state that when
an environmental document has been certified or adopted for a project and subsequent changes
are proposed for the project, the lead agency must determine if proposed project changes would
involve new significant environmental effects or a substantial increase in the severity of
previously identified significant effects. The analysis in this document is undertaken to
determine if any of the revised land uses described above would bring about such effects.
Pursuant to the approved design changes and this review, the applicant is in the process of
securing a Final Map and building permits to construct the project.

PnoposeD PRoJEcr

Proiect Site

The project site (site) is located in the central-eastern portion of the City of Novato, as shown in
Figure L, Regional Map. The site is located at 5400 Hanna Ranch Road, east of US Highway 101

and north of State Highway 37, as reflected in Figure 2, Vicinity Map. The project would be
located over two parcels, APN 153-220-15 and 19. The first parcel is approximately L.6 acres in
area and includes the northeastern portion of the site; the second parcel is approximably 3.31

acres in area and includes the southem portion of the site.

The site is entirely vacant, cleared of all remnants of past use. The site is flat, maintaining a 0%-
5% slope. There are no significant topographical features on the site itself. There is a knoll with
trees that borders the north side of the site.

The area immediately to the north of the project site is vacant and designated as General
Commercial. US Highway 101 is directly west of the project site. Multifamily residential
developments Crossroads Village and Westem Oaks Village are approximately 500 feet across
the highway to the west. The Sonoma-Marin Area Rail Transit (SMART)/North Coast Rail
Authority rail line is located along the east property line. High voltage PG&E transmission lines
run parallel with the railroad tracks. The Novato Creek Unit of the Petaluma Marsh Wildlife
Area lies approximately 200 feet east of the property line, across the rail line.

PRoposeo Pnol ecr CxlmcreRrsncs

The 2008 entitled project proposed to develop the 4.9-acre site with approximately 61,900 square
feet of business and professional office space, associated parking, and landscaping.

Parcel 1 will contain Building A, a one- and two-story building, totaling 2'1.,640 square feet and
65 parking spaces. A hardscape terrace area is proposed in the northwest side of the building

These businesses c€u:l also include minor motor services and performing state inspections and making
minor repairs necessary to pass said inspections. Heavy load vehicles are not allowed in these services.

McPhail's Commercial Office Development
lnitial Study

October 2017
Page2



and landscaping hardscape improvements, parking and a drive isle on the southem side of the
building ties with matching improvements on Parcel 2 that serve all three buildings. Parcel 2

will contain Buildings B and C. BuildingB, a single story building will contain 21.,&0 square
feet of area, and Building C, also a single story building, will contain 18,440 sf of area. Buildings
B and C are servedby 1.47 parking spaces.

All three buildings are benefitted by an integrated landscape plan including native and
omamental trees, shrubs and ground cover.

The proposed project analyzed hereiru which consists of a change in permitted and conditional
uses within the developmen! would not change the approved physical design of the project
but would only alter the allowed and conditional uses.

Circulation, Access, and Parking

Access to the proposed development would be from Hanna Ranch Road and Highway 37.Two
entrances to the site are proposed, a main entrance at the southeast side of the site and an
emergency access point at the northwest comer.

BacxcRouND DocUMENTS AND PIanS

The proposed project falls under the influence of the following City of Novato planning
documents and policies:

. The City of Novato General Plan with Updates

. The City of Novato Municipal Code

. The project's Commercial Office Master Plan and Precise Development Plan

ErrrleueNTs AND Reeurneo Appnovlt-s

The project site is currently assigned the Business Professional Office land use designation. This
designation permits a variety of office activities, including medical and professional offices, and
office campuses. The proposed project requests an amendment of the General Plan Land Use

designation to Light Industrial Office and amends the previously approved Master Plan and
Precise Development Plan to allow for additional land uses.

The following City of Novato approvals are required for the proposed project:

. General Plan Land Use Amendment from Business Professional Office (BPO) to Light
Industrial Office (LIO)

o The PD Zoning District requires the amendment of the Master Plan (MP) and Precise

Development Plan (PDP) to permit the uses described above.

McPhail's Commercial Offrce Development
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EruunonuENTAL FecroRs Porerurnuy ArrecrED:

The environmental factors checked below would be potentially affected by this project
involving at least one impact that is a "Potentially Significant Impact'' as indicated by the
checklist on the following pages.

tr Aesthetics n Agriculture and Forestry tr Air Quality
Resources

tr Biological Resources tr Cultural Resources ! Geology/Soils

n Greenhouse Gas n Hazards and Hazardous n Hydrology/WabrQuality
Emissions Materials

n Land Use/Planning n Mineral Resources n Noise

n Population / Housing I Public Services n Recreation

n Transportation/Traffic n Uflities/ ServiceSysbms tr Mandatory Findings
of Significance

X None with Mitigation

McPhail's Commercial Office Development
lnitial Study

October 2017
Page g





DgteRfrllttATloN: (To be completed by the l,ead Agenry)

On the basis of this initial evaluation:

n I find that the proposed project COULD NOT have a significant effect on the environmen!
and a NEGATIVE DECLARATION will be prepared.

X I find that although the proposed project could have a significant effect on the
environment there will not be a significant effect in this case because revisions in the
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

I find that the proposed project MAY have a significant effect on the envitonment and an
ENWRONMENTAL IMPACT REPORT is required.

I find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unless mitigated" impact on the environment, but at least one
effect 1) has been adequately analyzed in an earlier document pursuant to applicable legal
standards, and 2) has been addressed by mitigation measures based on the earlier analysis
as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required,
but it must analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the
environment because all potentially significant effects (a) have been analyzed adequately
in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable standards, and
(b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the
proposed project nothing further is required.
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EvnluaroN oF EruunoruuENTAL lrrnpecrs:

I. AESTHETICS

Would the project:
a) Have a substantial adverse effect on a scenic

vista?

b) Substantially damage scenic resources,
including, but not limited to, trees, rock
outcroppings, and historic buildings within a

state scenic highway?

c) Substantially degrade the existing visual
character or quality of the site and its
surroundings?

d) Create a new source of substantial light or
glare which would adversely affect day or
nighttime views in the area?
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Analysis

a) Haae a substantial adaerse ffict on a scenicaista?

Less Than Significant. Scenic vistas are singular vantage points that offer unobstructed views
of valued viewsheds, including areas designated as official scenic vistas along major
highways or designated visual resources. The City of Novato General Plan Update (2035)
identifies ridgelines and other scenic resources within the City of Novato's planning area,
including hillsides, Bay Plains, and Bay shorelines.s Mount Burdell, Pinheiro Ridge, and Big
Rock Ridge are examples of the significant scenic vistas in the City of Novato. Although the
project site itself is not identified as a scenic resource, it is direcfly adjacent to a designated
scenic hill. However, the proposed development and change in General Plan designation to
LIO would not change the height or mass of the previously approved buildings thus these
changes would not impact the views of the Petaluma Marsh Wildlife Area from this scenic hill
to the east. Proposed changes would not have a substantial adverse effect on a scenic vista.

b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and
histoic buildings within a state scenic highznay?

No Impact. There are no officially dedicated state scenic highways in the vicinity of the project
site; however, the project site is directly east of U.S. Highway 10L, an Eligible State Scenic

3 City of Novato. 201,6. City of Noaato General PIan 2035, Public Reoiew Draft. August 2016.
http:/ /novato.org/government/community-development/general-plan-update.
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Highway, and northwest of Highway 37, an Unconstructed State Highway Eligible for Scenic
Designation.a As the site is not a scenic resource, changes in proposed uses from the General
Plan designation amendment would not damage scenic resources within a state scenic highway.
No impact would occur.

c) Substantially degrade the existing aisual chnracter or quality of tht site and its surroundings?

Less than Significant Impact. The proposed change of the General Plan use designation would
not significantly change the visual character of the project approved in 2008. The new potendal
uses associated with a change in the zoning district would not alter the landscaping plans
associated with the approved 2008 project. The BPO zoning district allows for a variety of office
activities; the LIO zoning district allows for light industrial and manufacturing uses. This
change would not degrade the visual character or quality of the site and its surroundings as

there are not planned changes to the previously approved buildings based on the expanded list
of potential uses.

d) Create a neu) source of substantial light or glare which would adaersely ffict day or nighttime oiews
in the area?

Less than Significant Impact with Mitigation Incorporated. The project site is currently
undeveloped with no on-site lighting. The previously approved project increased the amount of
lighting to provide for the comfort safety, and security of employees and visitors. This included
new sources of light to illuminate the interior and exterior of buildings and parking areas. Site
lighting will also be directed and installed to prevent off-site glare. This does not include street-
lighting from public sidewalks.s There are no planned changes to the previously approved
project lighting based on the expanded list of potential uses, thus the project would not create a
new source of substantial light or glare.

II. AGRICULTURE AND
FORESTRY RESOURCES

Would the project
a) Convert Prime Farrrland, Unique

Farmland, or Farmland of Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
Califomia Resources Agenry, to non-
agricultural use?

[.ess Than
Potentially Significant With kss Than
Significant Mitigation Significant

Impact lncorporated Impact No Impact
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Caltraru (Califomia Departrnent of Transportation). 2011.. "Calrtornia Scenic Highway Mapping
Systenr: Marin County." September 7,201'1,.

Landesign Group. 2016. "Photometric Plan." |une 2016.
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II. AGRICULTURE AND
FORESTRY RESOURCES

b) Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?

c) Involve other changes in the existing
environment whiclu due to their location or
nafure, could result in conversion of
Farmlan{ to non-agricultural use or
conversion of forest land to non-forest use?

d. Result in the loss of forest land or
conversion of forest land to non-forest
use?

e. Involve other changes in the existing
environment which, due to their location
or nafure, could result in conversion of
Farmland to non-agricultural use or
conversion of forest land to non-forest
use?

Less Than
Potentially SignficantWith
Significant Mtigation

Impact Incorporated
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Impact No Impact
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Analysis

a-e) No Impact The Califomia Deparhnent of Conservation, Important Farmland Map for Marin
County indicabs that there is no Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance on or in the immediate vicinity of the projed sib.0 The project sib is currently zoned as

Planned District Baylands, and is not subject to any Williamson Act contracts.T The proposed
project, therefore, would not conflict with any existing zoning for agricultural use. Likewise, there
are no areas identified or designated in the City Novato's General Plan or zoning map as forest or
timber land on or near the project site (City of Novato 2035,2001).&e The proposed dranged General
Plan land use desigrntion (from BPO to UO) and amendment to the Master PIan would not involve
any changes to the environment that would otherwise result in the conversion of farmland or forest
land to other uses, and no impactwould occur.

6 California Department of Conservatiory Division of Land Resource Protection. 2007. Marin County
Important Farmland 2006. Map published February 2007.
ftp / / ftp.consw .ca.gov / publ dlrp/ FMNfP / pdf / 2006 / rnar06.pdf

7 City of Novato. 2001. City of Novato Zorung Map. Adopted April 24, 2001.. http:/ /novato.org/
home/ showdocument?id =11991,.

8 City of Novato. 201.6. City of Noaato General PIan 2035, Public Reaiew Draft. August 2016.
http:/ /novato.orgf government/community-development/general-plan-update.

e City of Novato. 1996. City of Nwato General Plan.
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III. AIR QUALIW
INhere aaailnble, the significancg citeia
establishcd by th" applicable air quality
management or air pollution control distict may
be relied upon to make the following
determinations.

Would the project
a) Conflict with or obstruct implementation

of the applicable air quality plan?

b) Violate any air quality standard or
contribute substantially to an existing or
projected air quality violation?

Result in a cumulatively considerable net
increase of any criteria pollutant for
which the project region is non-
attainment under an applicable federal
or state ambient air quality standard
(including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

Expose sensitive receptors to substantial
pollutant concentrations?

Create objectionable odors affecting a
substantial number of people?

Analysis

The Bay Area Air Quality Management District (BAAQMD) adopted updated CEQA Air
Quality Guidelines, including new thresholds of significance in June 2010, and revised them in
May 2011. The CEQA Air Quality Guidelines advise lead agencies on how to evaluate potential
air quality impacts, including establishing quantitative and qualitative thresholds of
significance. The BAAQMD resolutions adopting and revising the significance thresholds in
201l. were set aside by a judicial writ of mandate on March 5,2012.In May of 2012, BAAQMD
updated its CEQA Air Quality Guidelines to continue to provide direction on recommended
analysis methodologies, but without recommended quantitative significance thresholds.lo On
August 13, 2013, the First District Court of Appeal ordered the trial court to reverse the

10 BAAQMD (Bay Area Air Quality Management District). 2012. CaliforniaEnaironmental Quality Act Air
Quality Guidelines. Updated May 2012.hftp:/ /www.baaqmd.gov /-/media/Files/Planning%
20and%20Research/CEQA/BAAQMD%2OCEQA%20Guidelines-Final_May%202012.ashx?la=en.
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judgment and upheld the BAAQMD's CEQA thresholds. The BAAQMD CEQA Air Quality
Guidelines were recently re-released in May 2017 and include the same thresholds as in the
20L0 and 2011 Guidelines for criteria air pollutants, TACs, and greenhouse gases.tt The
Guidelines also address the December 2015 Supreme Courfs opinion (California Building
Industry Association a. Bay Area Air Quality Mnnagement Distict (2015) 62 Cal.4th 369).

Current BAAQMD significance tfuesholds are summaized in Table 1. hr generaf the
BAAQMD significance criteria pollutant thresholds, which include tfuesholds for ozone (O3)

precursors (reactive organic gases (ROG) and oxides of nitrogen (NO,)), as well as coarse
particulate matter (PMro) fine particulate matter (PMz.s), and carbon monoxide (CO), address
the fust three air quality Appendix G CEQA thresholds. The BAAQMD maintains that these
criteria pollutant thresholds are intended to maintain ambient air quality concentrations below
state and federal standards and to prevent a cumulatively considerable contribution to regional
nonattainment with ambient air quality standards. The toxic air contaminant (IAC) thresholds
(cancer and noncancer risks) and local CO thresholds address the fourth Appendix G threshold,
and the BAAQMD odors threshold addresses the fifth Appendix G threshold.

Table 1
Thresholds of Significance

11 BAAQMD (Bay Area Air Quality Management District). 2017a. California Enaironmental Quality Act
Air Quality Guidelines. Updated May 2017. http:/ /www.baaqmd.gov /-/media/fnes/planning-and-
research/ ceq a / ceqa_gaidelines_may2 017 -p dt.p dflla=en.
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ROG 54 54 10

NOr 54 54 10

PMro 82 (exhaust) 82 15

PMzs 54 (exhaust) 54 10

PMro/PMz.s (fu qitive dust) Best Manaoement Practices None

Local CO None 9.0 oom (8-hour averaoe. 20.0 oom (1-hour averaqe)

Risks and Hazards (lndividual

Project)

Compliance with Qualified Community Risk Reduction Plan

or

Increased cancer risk of >10.0 in a million

Increased noncrncer risk of >1.0 Hazard Index (Chronic or Acute)

Ambient PMz.s increase >0.3 pg/mr annualaverage

Zone of Influence: 1,000-foot radius from property line ofsource or receptor

Risks and Hazards
(Cumulative)

Compliance with Qualified Community Risk Reduction Plan

or

Cancer risk of >'100 in a million (from all local sources)

Noncancer risk of >10.0 Hazard Index (dronic, from all local sources)

Ambient PMz.s >0,8 pg/me annual average (from all local sources)

Zone of Influence: 1,000-foot radius from properU line ofsource or receptor

Accidental Release of Acutelv None Storaoe or use of acutelv hazardous material located near
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Hazardous Air Pollutants receptors or new receptors located near stored or used acutely

hazardous materials considered siqnificant

Odors None Five confirmed complaints to BAAQMD per year averaged

over 3 years

Table L
Thresholds of Significance

Source: BMQMD 2017a

lbs/day = pounds per day; tons/year = tons per year; ppm = parts per million; pg/m3 = micrograms per cubic meter; ROG = reactive organic
gases; NO, = oxides of nitrogen; PMlo = particulate matter with an aerodynamic resistance diameter of 10 micrometers or less; PMz.s = fine
particulate matter with an aerodynamic resistance diameter of 2.5 micrometers or less; C0 = carbon monoxide

a) Conflict zuith or obstruct implementation of the applicable air quality plan?

Less than Significant Impact. An area is designated as "in attainment" when it is in compliance
with the federal andf or state standards. These standards are set by the U.S. Environmental
Protection Agenry (EPA) or California Air Resources Board (CARB) for the maximum level of a
given air pollutant that can exist in the outdoor air without unacceptable effects on human
health or public welfare with a margin of safety. The project site is located within the San
Francisco Bay Area Air Basiru which is designated non-attainment for the federal8-hour ozone
(Os) and 24-hour PMz.s standards. The area is in attainment or unclassified for all other federal
standards. The area is designated non-attainment for state standards for l-hour and 8-hour Os,

24-hour PMro, annual PMro, and annual PMz.s.

On April 19,2017, the BAAQMD adopted tllre Spare the Air: Cool the Climate - Final2017 Clean Air
Plan.lz T\e 2017 Clean Air Plan provides a regional strategy to protect public health and the
climate. The BAAQMD 2017 Guidelines identify a three-step methodology for determining a

projec(s consistency with the current Clean Air Plan. If the responses to these three questions
can be concluded in the affirmative, md those conclusions are supported by substantial
evidence, then the BAAQMD considers the project to be consistent with air quality plans
prepared for the Bay Area.

The first question to be assessed in this methodology is "does the project support the goals of
the Air Quality Plan" (currently tllre 2077 Clean Air Plan)? The BAAQMD-recommended
measure for determining project support for these goals is consistenry with BAAQMD
thresholds of significance. If a project would not result in significant and unavoidable air
quality impacts, after the application of all feasible mitigation measures, the project would be

consistent with the goals of the 2017 Clean Air Plan. As indicated in the following discussion
with regard to air quality impact questions b) and c), the proposed changed General Plan land
use designation (from BPO to LIO) and amendment to the Master Plan and Precise

12 BAAQMD (Bay Area Air Quality Management District). 2017b. Spare the Air: CooI the Climate - Final
201-7 Clean Air PIan. April 19, 2017. http://www.baaqmd.gov/-/media/hles/planning-and-
research/plans / 2017-clean-at-plan/ attachment-a_-proposed-final-capvol-1-pdf.pdf?la=en.
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Development Plan would result in less than significant construction emissions and would not
result in long-term adverse air quality impacts. Therefore, the project would be considered to
support the primary goals of tlrre 2017 Clean Air Plan and, therefore, consistent with the current
Clean Air Plan.

The second question to be assessed in this consistency methodology is "does the project include
applicable control measures from the Clean Air Plan?" Tl:te 2017 Clean Air Plan contains 85

control measures aimed at reducing air pollution in the Bay Area. Projects that incorporate all
feasible air quality plan control measures are considered to be consistent with the Clean Air
Plan. The control strategies of the 2017 Clean Air Plan include measures in the categories of
stationary sources/ the transportation sector, the buildings sector, the energy sector, the
agriculture sector, natural and working lands, the waste sector, the water sector, and super-
greenhouse-gas pollutant measures. Depending on the control measure, the tools for
implementation include leveraging the BAAQMD rules and permitting authority, regional
coordination and funding, working with local governments to facilitate best policies in building
codes, outreach and education, and advocary strategies. Since the previously approved project
and proposed changed General Plan land use designation (from BPO to LIO) and amendment
to the Master Plan and Precise Development Plan would be required to comply with all
applicable BAAQMD rules and would incorporate energy efficiency and green building
measures in compliance with state standards and/or local building codes, the project would
include applicable control measures from the 2017 Clean Air Plan.

The third question to be assessed in this consistenry methodology is "does the project disrupt or
hinder implementation of any control measures from the Clean Air Plan?" Examples of how a

project may cause the disruption or delay of control measures include a project that precludes an
extension of a transit line or bike path, or proposes excessive parking beyond parking requirements.
Because the previously approved project and the proposed changed General Plan land use
designation (from BPO to LIO) and amendment to the Master Plan and Precise Development Plan
would not include physical changes that could create any barriers or impediments to planned or
future improvements to transit or birycle facilities in the area, the proposed project would not
hinder implementation of Clean Air Plan control measures.

In summary, the responses to all three of the questions with regard to Clean Air Plan
consistenry are affirmative and thus the proposed changed General Plan land use designation
(from BPO to LIO) and amendment to the Master Plan and Precise Development Plan would
not conflict with or obstruct implementation of the current Clean Air Plan. This is a less than
significant impact.

b) Violate any air quality standard or contribute substantially to an existing or projected air rynk$ aiolntion?

Less than Significant Impact with Mitigation Incorporated. The California Emissiors Estimator
Model (CalEEMod) Version 201,6.3.1, was used to estimate emissions from construction and
operation of the proposed project CalEEMod is a stabwide computer model developed in
cooperation with air districb throughout the state to quantify criteria air pollutant and GHG
emissiors associated with the construction and operational activities from a variety of land use
projects, sudr as residential, commerciaf and industrial facilities. CalEEMod input parameterg
including the proposed project land use typ" *d size, construction schedule, and anticipated
construction equipment utilization, were based on information provided by the project applicant.
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